


TABLE OF CONTENTS 

 
HOUSING PLAN ELEMENT ...................................................................................................................................1 

INTRODUCTION .......................................................................................................................................................1 

THE MOUNT LAUREL 

DOCTRINE…………………………………………………………………...………………..1 

THE FAIR HOUSING ACT............................................................................................................................................2 

THE MUNICIPAL PLANNING RESPONSIBILITY ............................................................................................................3 

MANDATORY CONTENTS OF THE HOUSING ELEMENT................................................................................................3 

AN ANALYSIS OF DEMOGRAPHIC, HOUSING AND EMPLOYMENT CHARACTERISTICS.................7 

RUMSON’S DEMOGRAPHICS.......................................................................................................................................7 

RUMSON’S HOUSING STOCK......................................................................................................................................9 

RUMSON’S EMPLOYMENT CHARACTERISTICS..........................................................................................................13 

GROWTH SHARE PROJECTION ........................................................................................................................15 

GROWTH SHARE PROJECTION: DETAIL ....................................................................................................................15 

GROWTH SHARE PROJECTION: PRESUMPTION OF VALIDITY ....................................................................................20 

GROWTH SHARE PROJECTION: POTENTIAL TO ACCOMMODATE PROJECTED GROWTH.............................................20 

FAIR SHARE PLAN.................................................................................................................................................21 

COMPONENTS OF THE FAIR SHARE ..........................................................................................................................21 

CYCLE I/CYCLE II RESPONSIBILITIES.......................................................................................................................22 

Evaluation of the Unmet Need ...........................................................................................................................22 

The KTK Site ......................................................................................................................................................27 

The HHK Site .....................................................................................................................................................28 

MECHANISMS TO ADDRESS THE CYCLE I AND II UNMET NEED ...............................................................................29 

Development Fee Ordinance .............................................................................................................................29 

Accessory Apartments ........................................................................................................................................30 

Mixed-use Overlay Zones...................................................................................................................................31 

CYCLE III RESPONSIBILITIES AND PLAN ..................................................................................................................32 

Summary of Cycle III Plan Components............................................................................................................34 

 
List of Figures 

1 River Road Holdings Site 

2 Victory Homes Site 

3 Location of Cycle III Affordable Housing Site 

4 Flood Hazard Areas on KTK Site 



Housing Plan Element and Fair Share Plan   
Borough of Rumson Master Plan 
 

 

  

1

 

HOUSING PLAN ELEMENT 

INTRODUCTION 

The Borough of Rumson has prepared this housing plan element and fair share plan in 

accordance with the requirements of the Mount Laurel Doctrine, the New Jersey Municipal Land 

Use Law and the State Fair Housing Act. This plan updates and replaces the Borough’s 

previously adopted Housing Element and Fair Share Plan, which was adopted by the Borough 

Planning Board on August 18, 2003 and submitted to the New Jersey Council on Affordable 

Housing (COAH) as part of its petition for substantive certification of its Cycle I and II Fair 

Share Plan. 

 

The Mount Laurel Doctrine 

In 1975, the New Jersey Supreme Court, in Mt. Laurel I (Southern Burlington County NAACP v. 

The Township of Mount Laurel, 676 N.J. 151, 336 A. 2d 713 (1975)), held that a developing 

municipality must, through its land use regulations, create a realistic opportunity for an appropriate 

variety and choice of housing for all categories of people who may desire to live there, including 

those of low and moderate income.   

 

As a result of Mount Laurel I, developing municipalities in the path of growth were obligated to 

provide for a mix of housing that addressed their fair share of the region's housing need.  However, 

Mount Laurel I generally resulted in few housing opportunities for low and moderate households 

because many municipalities failed to use their powers to zone and provide a realistic opportunity 

for the provision of affordable housing.  

 

In 1983, the New Jersey Supreme Court decided Mount Laurel II (Southern Burlington County 

NAACP v. the Township of Mount Laurel, 92 N.J. 158, 456 A. 2d 390 (1983)).  In its Mount Laurel 

II decision, the Supreme Court held: 
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 The existence of a municipal obligation to provide a realistic opportunity for a fair share of the 

region's present and prospective low and moderate income housing need, will no longer be 

determined by whether or not a municipality is 'developing'.  The obligation extends, instead, to 

every municipality, any portion of which is designated by the state, through the SDGP (State 

Development Guide Plan, currently called the State Development and Redevelopment Plan 

[SDRP]), as a growth area. 

 

 The lower income regional housing need is comprised of both low and moderate income 

housing.  Low income housing need consists of households whose incomes do not exceed 50 

percent of the median income of the area with adjustment for family size.  Moderate income 

housing need consists of households whose income does not exceed 80 percent of the median 

income of the area with adjustment for family size. 

 

Subject to a number of important limitations, the Supreme Court made clear that municipalities that 

failed to comply would be subject to the so-called “builder’s remedy” which represented an intrusion 

into a municipality’s home rule powers.  
 

The Fair Housing Act 

In 1985, two years after Mount Laurel II, the State adopted the Fair Housing Act and created an 

administrative alternative to court action in addressing municipal compliance with Mount Laurel II. 

The Fair Housing Act establishes the Council on Affordable Housing (COAH) as the state agency 

responsible for identifying housing regions, estimating low and moderate income housing need, and 

providing regulations that guide municipalities in addressing their obligations.  The stated intent of 

the act was to provide alternatives to the use of the builder's remedy as a method of achieving the 

provision of affordable housing.  
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As the State agency responsible for administering the Fair Housing Act, COAH establishes 

affordable housing guidelines and criteria.  COAH estimates the total lower income housing need 

statewide, organizes the State into housing regions, and allocates a share of the regional housing 

need to each municipality in the region.  COAH also identifies those circumstances where an 

“adjustment” to a municipality’s fair share is appropriate. Finally, COAH identifies the types of 

housing activities and programs that will be readily recognized as credits or reductions to the 

municipal fair share.  

The Municipal Planning Responsibility  

Each municipality is obligated to plan to meet its fair share.  The New Jersey Municipal Land Use 

Law enables a municipality to adopt a zoning ordinance to regulate land use provided that the 

municipality has also adopted a master plan that includes a land use element and a housing element.  

Mandatory Contents of the Housing Element  

The essential components of a local housing element, as set forth in N.J.S.A. 52:27D-310, are the 

following: 

 

 An inventory of the municipality's housing stock by age, condition, purchase or rental value, 

occupancy characteristics, and type, including the number of units affordable to low and 

moderate income households and substandard housing capable of being rehabilitated. 
 

 A projection of the municipality's housing stock, including the probable future construction of 

low and moderate income housing, for the next six years, taking into account, but not necessarily 

limited to, construction permits issued, approvals of applications for development and probable 

residential development of lands. 
 

 An analysis of the municipality's demographic characteristics, including but not necessarily 

limited to, household size, income level, and age. 
 

 An analysis of the existing and probable future employment characteristics of the municipality. 
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 A determination of the municipality's present and prospective fair share for low and moderate 

income housing and its capacity to accommodate its present and prospective housing needs, 

including its fair share for low and moderate income housing. 
 

 A consideration of the lands that are most appropriate for construction of low and moderate 

income housing and of the existing structures most appropriate for conversion to, or 

rehabilitation for, low and moderate income housing, including a consideration of lands of 

developers who have expressed a commitment to provide low and moderate income housing.   

 

In addition, N.J.A.C. 5:94-2.2(b)1-3 requires the following: 

 

 A projection of the Borough’s probable future construction of housing for ten years covering the 

period from January 1, 2004 through January 1, 2014. 

 

 An analysis of the existing jobs and employment characteristics of the Borough, and a projection 

of the probable future jobs and employment characteristics of the Borough for ten years 

covering the period from January 1, 2004 through January 1, 2014. 

 

 An analysis of how existing zoning or planned changes in zoning provide adequate capacity to 

accommodate the Borough’s residential and non-residential growth projections. 

 

In adopting the housing element, the municipality may adjust the new construction component of its 

obligation for the first and second housing cycles through a detailed process known as a vacant land 

adjustment. If a municipality secures such an adjustment, the portion of its Cycle I and II new 

construction component that it lacks adequate vacant land to address is known as the “unmet need.” 

COAH sets forth various techniques that may be required of municipalities to address their unmet 

need. Specifically, COAH adopted N.J.A.C. 5:93-4.2 (h), which provides as follows: 
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(h)   If the RDP1 described in (f) above is less than the precredited need minus 

the rehabilitation component, the Council shall review the existing 

municipal land use map for areas that may develop or redevelop.  Examples 

of such areas include, but are not limited to: a private club owned by its 

members; publicly owned land; downtown mixed use areas; high density 

residential areas surrounding the downtown; areas with a large aging 

housing stock appropriate for accessory apartments; and properties that 

may be subdivided and support additional development.  After such an 

analysis, the Council may require at least any combination of the following 

in an effort to address the housing obligation: 

1.  Zoning amendments that permit apartments or accessory apartments; 

2.  Overlay zoning requiring inclusionary development or the imposition of 

a development fee consistent with N.J.A.C. 5:93-8; In approving an overlay 

zone, the Council may allow the existing use to continue and expand as a 

conforming use, but provide that where the prior use on the site is changed, 

the site shall produce low and moderate income housing or a development 

fee; or 

3.  Zoning amendments that impose a development fee consistent with 

N.J.A.C. 5:93-8. 

 

As described later in this plan, the Borough has chosen to use all three methods. 

 

To the extent that a municipality has any “RDP” or realistic development potential, COAH provides 

a menu of techniques a municipality could utilize to address that portion of its Cycle I/Cycle II 

obligation. The Borough has conducted a vacant analysis; determined that it has an RDP of zero and 

an unmet need of 268 and conducted the analysis required by N.J.A.C. 5:93-4.2 (h). (See Vacant 

                                                 
1 Realistic Development Potential. 
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Land Inventory and Analysis Report, dated August 7, 2003, incorporated by reference. Appendix 

A.) If at some point in time, COAH determines that Rumson has an RDP greater than zero, the 

Borough reserves the right to use any appropriate and applicable technique permitted under COAH’s 

regulations to address its RDP either through the measures specified in this plan and/or other 

measures. 

 

COAH adopted a revised set of substantive rules (N.J.A.C. 5:94 et seq.) that became effective on 

December 20, 2004.  This third set of substantive rules presents a methodology for calculating a 

municipality’s affordable housing obligation, consisting of three components.  These include the 

rehabilitation share, which is a measure of old, overcrowded, deficient housing that is occupied by 

low and moderate income households, any remaining Prior Round obligation for the period from 

1987-1999, and the “growth share”, which links the actual production of affordable housing with 

municipal development and growth.  As part of the Region 4, COAH calculates that the Borough of 

Rumson’s rehabilitation share is zero, and the remaining Prior Round obligation is 268 units.  The 

Borough’s growth share obligation is four (4) units based on the analysis of Rumson’s demographic, 

housing and employment characteristics which is described in the following sections of this plan.  
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AN ANALYSIS OF DEMOGRAPHIC, HOUSING AND EMPLOYMENT CHARACTERISTICS  

As required by N.J.S.A.52:27D-310, all housing elements must contain a discussion of the 

community’s demographic, housing, and economic characteristics.  In fulfillment of this 

requirement, the following sections profile the Borough of Rumson with information obtained 

from the US Census Bureau, the North Jersey Transportation Planning Authority, and the New 

Jersey Department of Labor and Workforce Development. 

Rumson’s Demographics 

The Borough of Rumson had a population of 7,137 at the time of the 2000 US Census.  This 

figure represents a 6.5 percent increase over the 1990 US Census population figure of 6,701. 

This is significantly less than that of Monmouth County, which grew by 11.2 percent during the 

same period.  However, it is important to note that this growth rate has not been sustained; in the 

years between 2000 and 2005 it has decreased significantly.  Currently, the County’s growth rate 

is 3.3 percent faster than the Borough’s.  Table 1, as shown below, highlights the rates of growth 

experienced by the Borough of Rumson and Monmouth County during the 1990s and beyond. 

 

Table 1: Population Trends, 1990-2005 

 1990 2000 2005 % Change 
1990-2000 

% Change 
2000-2005 

Borough of Rumson 6,701 7,137 7,180 6.5% 0.6% 
Monmouth County 553,124 615,301 639,500 11.2% 3.9% 
Source: US Census Bureau, North Jersey Transportation Planning Authority 
 

 

As indicated by the North Jersey Transportation Planning Authority’s (NJTPA) population 

projections for the Borough of Rumson and Monmouth County, the population for the Borough 

and the County will continue to grow, reaching populations of 7,300 in Rumson and 713,000 in 

the County by 2030. However, the County will grow at a slower rate than experienced during the 

1990s. The NJTPA projects that Rumson’s population will grow by only 2.2 percent from 2000 

to 2030, which is significantly less than the rate of 15.9 percent projected for the County during 

the same period. 
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According to the 2000 US Census, the Borough of Rumson’s population is comprised of 2,452 

households, with an average household size of 2.91 members.  The median age of the Borough’s 

population is 39.2 years, which is more than that of Monmouth County (37.7 years) and the State 

of New Jersey (36.7 years).  With regard to the percentage of population aged 65 years and over, 

Rumson had 12.8 percent; the percentage of population aged 65 years and over in Monmouth 

County and the State of New Jersey is 12.5 percent and 13.2 percent, respectively.  In addition, 

the median household income of Rumson’s households is $120,865, which is much more than 

the respective figures for the State and the County.  These indicators are exhibited in Table 2: 

 

Table 2: Demographic Indicators, 2000 

 Number of 
Households 

Average 
Household 

Size 
Median Age 

% of 
Population  
≥ 65 years  

Median 
Household 

Income 
Borough of Rumson 2,452 2.91 39.2 12.8% $120,865 
Monmouth County 224,236 2.70 37.7 12.5% $64,271 
New Jersey 3,064,645 2.68 36.7 13.2% $55,146 
Source: US Census Bureau 
 

 

As shown above, 12.8 percent of Rumson’s 2000 population was aged 65 years and over.  More 

detailed information regarding the distribution of Rumson’s population among different age 

cohorts is presented in Table 3: 

Table 3: Population by Age, 2000 

 Number % of Total 
Under 5 Years 528 7.4% 

5 to 9 Years 713 10.0% 
10 to 14 Years 703 9.9% 
15 to 19 Years 434 6.1% 
20 to 24 Years 149 2.1% 
25 to 34 Years 579 8.1% 
35 to 44 Years 1,319 18.5% 
45 to 54 Years 1,132 15.9% 
55 to 59 Years 427 6.0% 
60 to 64 Years 239 3.3% 

65 Years and Older 914 12.8% 
Source: US Census Bureau 
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Rumson’s Housing Stock 

The housing stock characteristics in the Borough of Rumson include the number and type of housing 

units, occupancy/household characteristics, age (the year the structure was built), condition of units, 

purchase or rental value of units, units affordable to low and moderate income housing, and rate of 

construction.  Table 4, located on the next page, lists these characteristics: 
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Table 4: Housing Characteristics, 2000 

 Number % of Total 
I. Housing Units   

Number of units 2,610 100.0% 
Occupied Housing Units 2,452 94.0% 
Number of units (1990) 2,621 100.0% 

Vacant Housing Units 158 6.0% 
   
II. Occupancy/Household Characteristics   

Number of Households 2,452 100.0% 
Persons Per Household 2.91 N/A 

Family Households 1,989 81.1% 
Non-Family Households 463 18.9% 

Householders 65 and over 194 7.9% 
   
III. Year Structure Built   

1999 to March 2000 9 0.3% 
1995 to 1998 71 2.7% 
1990 to 1994 57 2.2% 
1980 to 1989 134 5.1% 
1970 to 1979 271 10.4% 
1960 to 1969 279 10.7% 
1940 to 1959 893 34.2% 

1939 or earlier 896 34.3% 
   
IV. Condition of Units   

Lacking complete plumbing facilities 0 0.0% 
Lacking complete kitchen facilities 0 0.0% 

   
V. Home Value (Owner Occupied Units)   

$300,000 and up 1,482 70.1% 
$200,000 - $299,999 350 16.6% 
$150,000 - $199,000 180 8.5% 
$100,000 - $149,000 87 4.1% 

$50,000 - $99,999 13 0.6% 
$0 - $50,000 0 0.0% 

Median Value $455,300 N/A 
   
VI. Rental Value (Renter Occupied Units)   

$1,000 and up 154 68.2% 
$750 - $999 14 6.2% 
$500 - $749 29 12.8% 
$200 - $499 8 3.5% 

Less than $200 0 0.0% 
No cash rent 21 9.3% 

Median Rent $1,187 N/A 
Source: US Census Bureau 
 



Housing Plan Element and Fair Share Plan   
Borough of Rumson Master Plan 
 

 

  

11

 

Rumson had a total of 2,610 housing units according to the 2000 US Census. This was a decrease of 

11 units since the 1990 US Census, which reported a total of 2,621 units. Of the total dwellings, 158 

units were listed as vacant in 2000. In addition, 90.0 percent of the occupied housing units in the 

Borough of Rumson were owner occupied. With respect to rental housing, 10.0 percent of the 

Borough’s housing units were renter occupied. 

 

According to the 2000 US Census, Rumson had a total of 2,452 households.  Of the total number of 

households 1,989 were family households (81.1 percent) and 463 (18.9 percent) were non-family 

households. A non-family household consists of a householder living alone or where the household 

shares the home exclusively with people to whom he or she is not related.  Householders 65 years of 

age or older accounted for 194 (7.9 percent) of the households in Rumson.   

 

Approximately 34.3 percent, or 896, of the 2,610 housing units in existence in March 2000, were 

built prior to 1939.  Between 1940 and 1959, a total of 893 units were constructed which accounts 

for 34.2 percent of the current housing stock. Between 1960 and 1969, 279 housing units or 10.7 

percent of the housing stock was constructed. A total of 271 (10.4 percent) housing units were 

constructed between 1970 and 1979, and 134 housing units (5.1 percent) were constructed between 

1980 and 1989.  Between 1990 and March 2000, 137 or 5.2 percent of the Borough’s housing units 

were constructed. 

 

The Borough’s housing stock is in excellent condition.  This is evidenced by the fact that the 

Borough’s rehabilitation share, as calculated by COAH, is zero (0).  In addition, no units lack 

complete plumbing or kitchen facilities, nor did any of the occupied units report overcrowded 

conditions (1.01 persons or more per room). 

  

The 2000 median value of the owner occupied housing units in Rumson was $455,300.  Of this 

total, none had a value less than $50,000, 13 or 0.6 percent had a value between $50,000 and 

$99,000, 87 units or 4.1 percent had a value between $100,000 and $149,000, 180 or 8.5 percent 
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had a value between $150,000 and $199,000, 350 or 16.6 percent had a value between $200,000 

and $299,999 and 1,482 or 70.1 percent had a value of $300,000 or greater.  

 

The 2000 median gross monthly rent was $1,187 for rental housing units in the Borough of Rumson. 

 Of the 226 renter occupied units reporting monthly rental rates, 21 reported no cash rent, none had a 

monthly rate less than $200, 8 had a monthly rate between $200 and $499, 29 units had a monthly 

rental rate between $500 and $749, 14 units had a monthly rental rate of $750 - $999 and 154 units 

had a monthly rental rate of $1,000 or more. 

With regard to the affordability of these housing units to low and moderate income households, 

it should be noted that 75.3 percent of the selected monthly owner costs displayed in Table 5 are 

less than 30 percent of the 1999 household income.  In addition, 42.1 percent of all renters spend 

less than 30 percent of their household income on their housing.  The criterion for housing 

affordability is that no more than 30 percent of the gross income should be allocated for housing 

costs. 

Table 5: Housing Affordability as a Percentage of 1999 Household Income 

 Number % of Total 
Selected Monthly Owner Costs 

< 15% 839 39.7% 
15% to 19% 334 15.8% 
20% to 24% 212 10.0% 
25% to 29% 206 9.8% 

30% or more 521 24.7% 
Gross Rent 

< 15% 56 24.8% 
15% to 19% 19 8.4% 
20% to 24% 14 6.2% 
25% to 29% 6 2.7% 

30% or more 110 48.6% 
Not Computed 21 9.3% 

Source: US Census Bureau 
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Rumson’s Employment Characteristics 

At the time of the 2000 US Census, 3,047, or 59.8 percent, of Rumson’s population aged 16 

years old and over was engaged in the labor force.  Table 6 describes the varied activities of this 

segment of the population. 

 

Table 6: Occupation of Employed Civilian Population Aged 16 and Over, 2000 

 Number % of Total 
Management, Professional, and Related 1,763 59.4% 

Service 154 5.2% 
Sales and Office 844 28.4% 

Farming, Fishing, and Forestry 0 0.0% 
Construction, Extraction, and Maintenance 134 4.5% 

Production, Transportation, and Material 
Moving 74 2.5% 

Source: US Census Bureau 
 

 

The two largest occupational groups within the civilian labor force in 2000 were Management, 

Professional, and Related Occupations, and Sales and Office Occupations.  With regard to the 

income earned by Rumson’s households for activity in these and other occupational groups, 

Table 7 provides the following information: 

 

Table 7: Household Income, 1999 

 Number % of Total 
Less than $10,000 41 1.7% 

$10,000 to $14,999 68 2.8% 
$15,000 to $24,999 113 4.6% 
$25,000 to $34,999 107 4.4% 
$35,000 to $49,999 197 8.0% 
$50,000 to $74,999 286 11.7% 
$75,000 to $99,999 238 9.7% 

$100,000 to $149,999 407 16.6% 
$150,000 to $199,999 271 11.0% 

$200,000 or More 726 29.6% 
Median Household Income (Dollars) $120,865 N/A 

Source: US Census Bureau 
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Per Capita Income within the Borough in 2000 was $73,692 while the median household income 

was $120,865.  A total of 222 households reported income of less than $25,000, or 9.1 percent of the 

households.  A total of 107 households reported income between $25,000 and $34,999 or 4.4 percent 

of the households.  A total of 197 households reported income between $35,000 and $49,999 or 8.0 

percent.  A total of 286 reported income between $50,000 and $74,999 or 11.7 percent.  A total of 

238 households reported income of $75,000 - $99,999 and 1,404 households reported income of 

$100,000 or more.   

 

With regard to growth in employment in Rumson, the North Jersey Transportation Planning 

Authority has published employment projections.  According to the NJTPA projections, there will 

be 1,390 jobs in Rumson in 2015, a 2.1 percent decrease over the number of jobs estimated for the 

year 2005.  These projections will be employed later in this report for the calculation of Rumson’s 

non-residential growth share obligation. 
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GROWTH SHARE PROJECTION 

COAH’s Third Round Substantive Rules introduce the concept of a growth share projection.  

COAH has applied this concept so as to require municipalities to bear a responsibility for 

affordable housing in the third cycle based upon the residential and nonresidential growth that 

has taken place or will take place from January 1, 2004 to January 1, 2014.  More specifically, 

for every eight (8) market-rate residential units constructed during this 10 year period, the 

municipality is obligated to provide for one (1) unit that is affordable to low and moderate 

income households.  In addition, every 25 jobs created within the municipality during this 10 

year period necessitates the provision of one (1) additional unit of low to moderate income 

housing.  The following pages detail the calculation of Rumson’s growth share. 

Growth Share Projection: Detail 

In order to calculate the Borough’s Growth Share Projection, historical data on the number of 

residential and nonresidential certificates of occupancy (COs) and demolition permits issued 

within the Borough during the last decade was obtained from the Department of Community 

Affairs, Division of Codes and Standards, as well as the Borough’s Construction Office.  The 

following tables display the historical data compiled by T&M. 

 

Table GS 1: Residential Certificates of Occupancy (COs)  
and  Demolition Permits Issued 

 
 1996 1997 1998 1999 2000 2001 2002 2003 2004 

COs 8 16 17 13 9 15 34 23 35 
DEMs 11 6 7 16 17 22 30 38 24 
Source: DCA, Division of Codes and Standards 
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Table GS 2: Non-residential Certificates of Occupancy (COs)  
and Demolition Permits Issued (Square Feet by Use Group) 

 
 1996 1997 1998 1999 2000 2001 2002 2003 2004 

Group B  
COs 7,351 3,725 0 4,500 765 1,685 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group M  

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Group F 
COs 0 0 0 0 0 0 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group S  

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Group H  
COs 0 0 0 0 0 0 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group A1  

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Group A2-A4  
COs 0 0 4,185 7,470 0 0 0 0 0 

DEMs 0 0 0 1 0 0 0 0 0 
Group E  

COs 0 0 0 13,874 0 1,190 548 0 7,125 
DEMs 0 0 0 0 0 0 0 0 0 

Group I  
COs 0 0 0 0 0 0 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group R1 

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Source: DCA, Division of Codes and Standards, Borough Construction Office 
 

In addition, the calculation of the Growth Share Projection also requires an estimate of the future 

residential and nonresidential development that is anticipated to occur within the Borough from 

2005 to 2013. Consequently, we have collaborated with the Borough’s engineers to ascertain the 

level of development anticipated to occur within the Borough in the period from 2005 to 2013. 

The next tables provide detail of the anticipated development.  
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Table GS 3: Anticipated Residential Development (Number) 
 

 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Approved Applications  
Daley 0 1 0 0 0 0 0 0 0 1 
Dixon 0 0 1 0 0 0 0 0 0 1 
Parent 0 0 2 0 0 0 0 0 0 2 
WR Equities 0 1 0 0 0 0 0 0 0 1 
Prestige Realty 2 0 0 0 0 0 0 0 0 2 
Petcon 0 2 0 0 0 0 0 0 0 2 
Society Hill Builders 0 0 2 0 0 0 0 0 0 2 
Quigly 0 0 1 0 0 0 0 0 0 1 
Shea 0 0 2 0 0 0 0 0 0 2 
JNM 0 0 2 0 0 0 0 0 0 2 
Sugar Maple Estates 0 0 3 3 0 0 0 0 0 6 
Forefront Homes 0 0 0 2 0 0 0 0 0 2 
River Road Holdings  0 0 3 0 0 0 0 0 0 3 
Anticipated Applications 
Broadmoor Properties  
(approval under appeal) 0 3 0 0 0 0 0 0 0 3 

Victory Homes 0 0 0 7 0 0 0 0 0 7 
Kostuck (pending approval) 0 2 0 0 0 0 0 0 0 2 
Sinopoli 0 0 1 1 0 0 0 0 0 2 
Total Gross COs 2 9 17 13 0 0 0 0 0 41 
Demolitions  
Kostuck (pending approval) 0 1 0 0 0 0 0 0 0 1 
Petcon 1 0 0 0 0 0 0 0 0 1 
Prestige Realty 1 0 0 0 0 0 0 0 0 1 
Society Hill Builders 0 1 0 0 0 0 0 0 0 1 
JNM 0 0 2 0 0 0 0 0 0 2 
Shea 0 1 0 0 0 0 0 0 0 1 
Sugar Maple Estates 0 2 0 0 0 0 0 0 0 2 
Forefront Homes 0 0 1 0 0 0 0 0 0 1 
Quigly 0 1 0 0 0 0 0 0 0 1 
Victory Homes 0 0 0 7 0 0 0 0 0 7 
Net Development 0 3 14 6 0 0 0 0 0 23 
Source: Bonnie L. Heard, PE, CME and C. Bernard Blum, Jr., PE, PP  
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Table GS 4: Anticipated Non-residential Development (Sq. Ft.) 
 

 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Use Group B  
JNM (area of expansion) 2,922 0 0 0 0 0 0 0 0 2,922 
Two River Commons 3,542 0 0 0 0 0 0 0 0 3,542 
Net Use Group B 6,464 0 0 0 0 0 0 0 0 6,464 
Use Group M  
River Road Holdings (retail) 0 2,870 0 0 0 0 0 0 0 2,870 
DEMO: Gulf Station 0 1,200 0 0 0 0 0 0 0 1,200 
Net Use Group M 0 1,670 0 0 0 0 0 0 0 1,670 
Use Group A2 to A4  
DEMO: Luncheonette 1,300 0 0 0 0 0 0 0 0 1,300 
Net Use Group A2 to A4 -1,300 0 0 0 0 0 0 0 0 -1,300 
Source: Bonnie L. Heard, PE, CME and C. Bernard Blum, Jr., PE, PP 
 

To project the Borough’s growth share, the historical data from 2004 is paired with the 

information on anticipated development for the period from 2005 to 2013 shown above.  For 

residential development, the sum of all development is divided by nine to reach a Growth Share 

Obligation. For nonresidential development, the total net square footage is converted to jobs by 

means of multipliers developed by COAH (detailed in Appendix E of N.J.A.C. 5:94 and 

incorporated into the analysis herein) and then divided by 25 to reach a Growth Share 

Obligation. The following tables detail the calculation of the Growth Share Obligation generated 

by residential and nonresidential development. 
 

Table GS 5: Residential Growth Share Projection 
 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Anticipated Units 0 2 9 17 13 0 0 0 0 0 41 
2004 Units 35 0 0 0 0 0 0 0 0 0 35 
Demolished Units 24 2 6 3 7 0 0 0 0 0 42 
Exclusions2 0 0 0 3 2 0 0 0 0 0 5 
Final Net Units 11 0 3 11 4 0 0 0 0 0 29 
Affordable Units (Net/9) 1.2 0.0 0.3 1.2 0.4 0.0 0.0 0.0 0.0 0.0 3.2 
Note: Normal rounding errors may be present. Totals are most accurate. 

                                                 
2  According to N.J.A.C. 5:94-2.4(a)3, affordable units included in the third round Fair Share Plan shall be 

excluded from the projected residential growth for the purposes of projecting the growth share.  Accordingly, 3 
units have been excluded from the River Road Holdings Site, and an additional 2 units have been excluded from 
the Victory Homes Site. 
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Table GS 6: Non-residential Growth Share Projection 
 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Net Anticipated Jobs            
Use Group: B 0 19 0 0 0 0 0 0 0 0 19 
Use Group: M 0 0 2 0 0 0 0 0 0 0 2 
Use Group: A2 to A4 0 -4 0 0 0 0 0 0 0 0 -4 
Use Group: E 7 0 0 0 0 0 0 0 0 0 7 
Total Net Jobs 7 15 2 0 0 0 0 0 0 0 24 
Affordable Units from Jobs 
(Total Net Jobs/25) 0.3 0.6 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 

Note: Normal rounding errors may be present. Totals are most accurate. 
 

Based upon the above, the total combined Growth Share Obligation is then four (4) units of 

affordable housing (3.2 + 1.0 = 4.2).  The residential component of this projection consists of 

three (3) units; the non-residential component consists of one (1) unit.  The table displayed 

below provides a summary of this growth share projection: 

 

Table GS 7: Summarized Growth Share Projection (Units Affordable) 
 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total
Components 
Residential 1.2 0.0 0.3 1.2 0.4 0.0 0.0 0.0 0.0 0.0 3.2 
Non-Residential 0.3 0.6 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 
Total 1.5 0.6 0.4 1.2 0.4 0.0 0.0 0.0 0.0 0.0 4.2 
Note: Normal rounding errors may be present. Totals are most accurate. 
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Growth Share Projection: Presumption of Validity 

In accordance with COAH regulations, T&M has calculated the Household and Employment 

Growth Projections with US Census data and projections from the North Jersey Transportation 

Planning Authority.  The following tables detail these projections. 

 

Table GS 8: NJTPA Household Growth Projection 

2015 NJTPA 
Households - 2005 NJTPA 

Households = Household Change 

2,480 - 2,470 = 10 
 

Table GS 9: NJTPA Employment Growth Projection 
2015 NJTPA 
Employment - 2005 NJTPA 

Employment = Employment Change 

1,390 - 1,420 = -30 
 

The total number of new households projected in the calculation of Rumson’s Growth Share 

obligation is 34, or 24 units more than the household growth projection derived from NJTPA 

data.  In addition, the total number of new jobs (employment) projected in the calculation of 

Rumson’s Growth Share obligation is 24, or 54 jobs more than the employment growth 

projection derived from NJTPA data. Consequently, both the residential and non-residential 

components of the growth share projection will, according to COAH standards, enjoy a 

presumption of validity.   

Growth Share Projection: Potential to Accommodate Projected Growth 

The Borough has limited capacity for growth, which is reflected in the Borough’s August 7, 

2003 Vacant Land Inventory and Analysis Report. Accordingly, the projected residential and 

non-residential growth for the Borough will be the result of limited infill development and small 

scale, private redevelopment initiatives. Given the limited growth potential, it is anticipated that 

the Borough’s current zone plan, including its affordable housing ordinances, will provide 

adequate capacity for projected growth. 
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FAIR SHARE PLAN 

Components of the Fair Share  

COAH’s Cycle III regulations call for the establishment of fair share responsibilities based upon 

three components: (1) the rehabilitation component; (2) the recalibrated Cycle I/Cycle II new 

construction component; and (3) the growth share component.  

 

In accordance with COAH’s methodology, the rehabilitation component represents the number 

of deteriorated units that are occupied by low or moderate households based upon the 2000 

Census.  In the case of Rumson, COAH has assigned the Borough a rehabilitation obligation or 

“indigenous need” of zero units. 

 

The Cycle I and II new construction component represents the new construction component that 

COAH assigned in 1994 pursuant to its Cycle II regulations, which COAH has recalculated 

based upon the 2000 Census. In the case of Rumson, COAH has assigned the Borough a Cycle I 

and II new construction obligation of 268 units. However, in the third housing cycle as in the 

second, COAH regulations authorize a municipality to follow proscribed procedures to secure a 

“vacant land adjustment.” For those municipalities that demonstrate entitlement to an 

adjustment, the municipality will have a “realistic development potential” (RDP), and an “unmet 

need.” COAH makes different requirements of a municipality with respect to its RDP than with 

respect to its unmet need. The Borough demonstrated that it has an RDP of zero and thus an 

unmet need of 268. Thus, the Borough must comply with N.J.A.C. 5:93-4.2(h) setting forth how 

the municipality proposes to address its unmet need.  

 

As to the growth share component, the new substantive rules state that for every eight market-

rate residential units projected to be constructed between January 1, 2004 and January 1, 2014, a 

municipality is obligated to provide one affordable unit.  In addition, a municipality is obligated 
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to provide one affordable unit for every 25 newly created jobs in this 10-year period, as 

measured by non-residential construction. In contrast to the new construction component of the 

Cycle I and II new construction obligation, municipalities may not secure an adjustment to their 

growth share responsibility. Thus, the Borough has a responsibility to create a realistic 

opportunity for four (4) units to address its Cycle III growth share responsibility.  

Cycle I/Cycle II Responsibilities 

As noted, COAH has recalculated the new construction component of each municipality’s Cycle 

I/Cycle II responsibility based upon the 2000 census. More specifically, in the case of the 

Borough, COAH has recalibrated the Cycle I and II new construction responsibility to 268 units. 

(See Appendix C of N.J.A.C. 5:94.) However, in accordance with Cycle III regulations, as with 

the case of Cycle II regulations, municipalities are still entitled to adjust the Cycle I and II new 

construction component based upon the lack of vacant developable land. The Borough recently 

conducted such an analysis (See Vacant Land Inventory and Analysis Report, prepared for the 

Borough by C. Bernard Blum, Jr., PE, P.P. and Stanley C. Slachetka, AICP, P.P., dated August 

7, 2003), which is incorporated into this plan by reference. (See Appendix A.) This report 

demonstrates that the Borough is entitled to adjust its 268 Cycle I and II responsibility to zero.  

 

Evaluation of the Unmet Need 

In order to address the unmet need, COAH regulations require an examination of a 

municipality’s existing land use map and an identification of areas that could potentially develop 

or redevelop during the period covered by its substantive certification. According to COAH’s 

rules: 

 

Examples of such areas include, but are not limited to: a private club owned by its 

members; publicly owned land; downtown mixed use areas; high density residential areas 

surrounding the downtown; areas with a large aging housing stock appropriate for 

accessory apartments; and properties that may be subdivided and support additional 

development [N.J.A.C. 5:93-4.2(h)]. 
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After the analysis described above, the Council may require any combination of the following in 

an effort to capture opportunities for affordable housing: 

 

• Zoning amendments that permit apartments or accessory apartments; 

• Overlay zoning requiring inclusionary development or the imposition of a development 

fee consistent with N.J.A.C. 5:93-8; In approving an overlay zone, the Council may allow 

the existing use to continue and expand as a conforming use, but provide that where the 

prior use on the site is changed, the site shall produce low and moderate income housing 

or a development fee; or 

• Zoning amendments that impose a development fee consistent with N.J.A.C. 5:93-8. 

 

The Borough has examined its existing land use map and undertaken the analysis suggested by 

COAH’s rules and has come to the following conclusions with respect to the options 

recommended by COAH: 

 

• Private Club Owned by its Members: The Borough has two private clubs currently owned 

by its members – the Rumson Country Club located on Rumson Road in the southwestern 

portion of the Borough and the Seabright Lawn Tennis and Cricket Club located on 

Rumson Road in the eastern portion of the Borough.  An overlay zone for multifamily 

housing over the Rumson Country Club would not create a realistic opportunity for the 

construction of affordable housing. The Rumson Country Club is member-owned, with 

recent improvements, and is highly unlikely to change use in the foreseeable future 

regardless of the zoning. A letter expressing the position of the Country Club with regard 

to its future development is attached as Appendix B. Further, the Borough is providing 

other, more realistic, options to capture opportunities for affordable housing as described 

below. The Lawn Tennis and Cricket Club is identified as a National Register Historic 

Landmark and, as such, is not appropriate for development or redevelopment. 
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• Downtown Mixed Use Areas: The Borough has areas located in the northern portion of 

the Borough near the Navesink River that contains a number of small non-residential 

uses that could potentially be redeveloped to include accessory residential apartments. 

These uses are located primarily in its GB, NB, and POB Zones. Accordingly, the 

Borough has adopted an overlay on these districts, which permits, as a conditional use, 

residential units in a mixed-use development scenario so long as minimum of 50 percent 

of the new units are deed restricted for affordable housing purposes. This will go into 

effect when COAH approves the Borough’s plan. The Borough’s approach is described 

in further detail below. 

 

• High Density Residential Areas Surrounding the Downtown: There are no existing high-

density residential areas in the Borough or any such areas proximate to a commercial 

downtown core as contemplated by COAH’s regulations. 

 

• Areas with a Large Aging Housing Stock Appropriate for Accessory Apartments: An 

accessory apartment program would be realistic, given the range of housing types within 

the Borough.  In fact, many of the Borough’s larger estate homes have former maid 

and/or butler quarters, care-taker’s residences, and accessory units that were created prior 

to the current zoning standards. There also are a variety of carriage houses, cabanas, and 

similar outbuildings located throughout the Borough that could be converted to accessory 

apartment units. Consequently, there is a significant opportunity to capture affordable 

housing through an accessory apartment program in the Borough given appropriate 

financial incentives to encourage the creation of new units and the conversion of existing 

accessory units for affordable housing. The Borough’s has adopted an accessory 

apartment program, which is described below. The Borough has received a number of 

inquiries concerning the program and expressions of interest from property owners 

concerning the creation of accessory units. (See Appendix C.)  
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• Properties that may be Subdivided and Support Additional Development: Rumson does 

have areas where residential lots are larger than the minimum lot standard in the district. 

However, in almost all instances, these are developed with large estate homes that are in 

keeping with the character and lot pattern of the surrounding low-density residential 

neighborhoods that are developed with similar residential dwellings. In many instances, 

the existing residential dwellings and accessory structures are located in or proximate to 

the center of these sites. In analyzing the Borough’s existing land use characteristics as 

contemplated in COAH’s regulations, the Borough has concluded that there are no sites 

in Rumson where a large tract could reasonably be created by subdivision for the purpose 

of providing a high-density multi-family housing project that would be compatible with 

the Borough’s established community character, development patterns, and residential 

densities.  

 

Consideration of established community character, neighborhood development patterns, 

and existing densities have been well-established factors in analyzing the suitability of 

sites pursuant to Mount Laurel doctrine and COAH practice. In this regard, when a 

developer proposes to develop at densities substantially greater than the surrounding 

neighborhood, the following factors should be considered: 

 

(a) In Mount Laurel II, the Supreme Court stated “The Mount Laurel doctrine 

should ordinarily be able to be accommodated, for example, without placing 

lower income housing projects in the middle of long-settled middle or upper 

income sections of a town.” Mount Laurel II at 240. 

(b) Consistent with Mount Laurel II, the State Plan calls for the following policies 

in Planning Area 1: “Stabilize older suburbs” and “Protect the character of 

existing communities.”  (SDRP, p. 190).   

(c) In Planning Area 2, the State Plan cites the need for development and 

redevelopment activities “to be consistent with the traditional urban fabric” 
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and to take into consideration “the scale and character of the surrounding 

fabric.”  (SDRP, p. 179, 196) 

(d) COAH regulations call for sites to be suitable, which means “adjacent to 

compatible land uses” and “has access to appropriate streets.” (N.J.A.C. 5:93-

1.3.)   

(e) Similarly, COAH regulations require COAH to consider “the character of 

the area surrounding each site” in determining whether an “underutilized” 

site should be included in the calculation of the RDP (N.J.A.C. 5:93-4.2 (f)) 

 

COAH recently reinforced these principles in the following Comment and Response to its Cycle 

III regulations: 

 

Comment on N.J.A.C. 5:94-3.1(a): The proposal preserves the existing standards 

for municipalities concerning vacant land adjustments, which allows the Council 

to exercise its discretion regarding what to require of a municipality that is being 

granted a vacant land adjustment. The Council should be consistent with 

principles in Mt. Laurel II and the State Planning Act, which call for the 

preservation of existing neighborhoods. Lower income housing projects, for 

instance, should not be placed in the "middle of long-settled middle or upper 

income sections of a town." (Mt. Laurel II). The SDRP says planning should 

"consider the scale and character of the surrounding fabric." In determining 

vacant land adjustments, the Council's analysis should include the following: 1) a 

determination of site suitability in accordance with the Council's regulations, 2) a 

review of the site, including its size, configuration, topography, and 

environmental constraints, 3) a review of surrounding land uses, including type, 

density, and intensity of development surrounding the site, and 4) need for 

sufficient buffering and screening. This should be formally codified in the 

Council's regulations.  
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Response: In determining vacant land adjustments, the Council's analysis 

includes: a determination of site suitability; a review of the site, including its size, 

configuration, topography, and environmental constraints; and a review of 

surrounding land uses (including type, density, and intensity of development 

surrounding the site). These provisions are codified in the Council's rules at 

N.J.A.C. 5:93-4.2 which will remain in force as a mechanism to address 1987-

1999 affordable housing obligations. (36 N.J.R. 5769) 

 

In light of the above, any consideration of “properties that may be subdivided and support 

additional development” (see N.J.A.C. 5:93-4.2(h)) needs to be undertaken in light of the 

character of the surrounding neighborhoods. 

 

The KTK Site 

 

The KTK site has the following characteristics:  

(a) The KTK site is located almost entirely within the 100 year flood hazard area. (See 

Figure 4.) 

(b) Flooding has been a consistent and major problem in the area and along the entire 

southern portion of the Borough proximate to the Shrewsbury River. 

(c) During the “storm of record” in this area, which occurred in 1992, the KTK property was 

under two to eight feet of water. Pictures exist which show the severity of the 

floodwaters.  (See Appendix D.) 

(d) During the “storm of record” in this area, flooding of more than two feet occurred north 

of the site, all the way to the intersection of Shrewsbury Drive and Avenue of Two 

Rivers South, or a distance of over 1,000 feet.      

(e) A storm coinciding with the Coastal Base Flood Elevation for Flood Insurance 

Regulations would be even more severe than the 1992 flood of record.   

(f) In this type of storm, Avenue of Two Rivers South would be under six feet or more of 

water throughout its entire length, up to its intersection with Shrewsbury Drive; and 
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flooding depths of over two feet would extend inland more than 2,400 feet, or almost 

one-half mile past the site to the north. 

(g)  As Avenue of Two Rivers South would be the only means of egress for the residents of 

the proposed development, and ingress for any emergency vehicles, this would create a 

significant risk to public health and safety 

 

Given the flooding hazard in this area of Rumson, the Borough’s ongoing land use planning 

policy of low density residential development is consistent with sound land use planning. Indeed, 

the neighborhood within which the site is located is developed with large-lot single family 

residential development at relatively low densities – 0.23 units per acre. 

 

In view of these facts, clearly the KTK site is not a site where redevelopment should be 

encouraged. 

The HHK Site 

 

The HHK site has the following characteristics: 

 

(a) The site contains approximately four acres; 

(b) The site is an irregular-shaped parcel with 188 feet of frontage on River Road, 

with an average depth of approximately 900 feet; and 

(c) The site is in a low density, single-family residential area of .33 units per acre. 

 

HHK proposed to develop the HHK site as follows: 

 

The HHK site is "suitable for development for multi-family housing,   

 including townhouses, condominiums and apartments.  HHK "is ready, willing   

 and able to construct up to 50 units of housing on the properties, including a   

 substantial amount of low and moderate income housing."  (Amended Complaint   

 at paragraphs 28 and 29) 
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The HHK site is located in an area of the Borough that is developed with large lot, single-family, 

residential development at low densities of .33 units per acre. Through their builder's remedy 

suit, HHK sought the right to develop the site at densities of roughly 8-12 units per acre. Thus, 

HHK sought to develop their site at densities as high as 24-36 times the development density of 

the surrounding residential neighborhood. 

 

While the KTK and HHK sites do not represent appropriate sites for Mount Laurel development, 

the other measures the Borough proposed to take and in fact took represent an appropriate way to 

generate a significant amount of affordable housing. These measures are set forth below. Thus, 

in the context of COAH regulations, the Borough’s plan achieves the balance called for by 

COAH regulations between “the character of the area surrounding each site” and “the need to 

provide housing for low and moderate income households.” N.J.A.C. 5:93-4.2 (h). 

 

If at some point in time, COAH determines that Rumson has an RDP greater than zero, the Borough 

reserves the right to use any appropriate and applicable technique permitted under COAH’s 

regulations to address its RDP either through the measures specified in this plan and/or other 

measures. 

Mechanisms to Address the Cycle I and II Unmet Need 

 

Development Fee Ordinance 

Rumson has adopted a development fee ordinance designed in accordance with COAH’s model 

and COAH has, in fact approved that ordinance. The ordinance applies to all new non-residential 

and residential development.  The development fee for non-residential development is two (2%) 

percent of equalized assessed value. The development fee for eligible residential development is 

one (1%) percent of equalized assessed value. Improvements to existing dwellings resulting in a 

25 percent or greater increase in floor area of the building are required to pay a fee proportional 

to the increase in equalized assessed value due to the improvements.  
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If there is a zoning change or use variance that permits increased residential or non-residential 

development, the Borough’s ordinance imposes a development fee of six (6%) percent of the 

equalized assessed value resulting from the additional units or floor area realized as a result of 

the rezoning or use variance. This provision also follows COAH’s model. 

 

In accordance with COAH’s requirements, the proceeds from the development fee ordinance will 

be deposited in a housing trust fund and will be used for COAH approved activities to address 

the Borough’s low and moderate-income housing needs. The Borough will adopt a spending plan 

in accordance with COAH’s model governing the future use of development fee monies.  

 

Accessory Apartments  

The Borough has enacted an accessory apartment/carriage house ordinance that permits 

accessory apartments and carriage house apartments in the Borough’s R-1 and R-2 Zones. The 

Borough’s accessory apartment ordinance follows the provisions of COAH’s model accessory 

apartment ordinance for cycle I and II plans, and includes the following provisions: 

 

• The bulk requirements of the zone in which the accessory apartment is to be created shall 

be met. 

• The accessory apartment may only be rented to a low and moderate-income household at 

the time of the initial occupancy. 

• The Borough will alternate one low and one moderate unit to maintain the 50/50 split. 

• The units must be affirmatively marketed to the housing region. 

• Affordability controls shall be maintained for a minimum of 10 years. 

• An administrative entity will be designated to run the local program. 

• Rent increases shall be in accordance with COAH-approved percentages. 

 

The ordinance also has provisions, consistent with COAH’s standards, to encourage the 

conversion of any existing “illegal” accessory apartments to legal affordable apartments through 

a grandfather provision consistent with the standards listed at N.J.A.C. 5:93-5.9 of COAH’s 
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rules.  

 

The Borough’s adopted ordinance calls the provision of $10,000 per unit and the ordinance has 

attracted considerable interest. However, in order to make this response to the unmet need an 

even more effective means top produce affordable housing, the Borough will increase the 

subsidy for accessory apartments to $25,000 per unit.  

 

Mixed-use Overlay Zones 

The Borough has created a new mixed-use overlay option in the Borough’s GB General 

Business; NB Neighborhood Business, and POB, Professional Office Business Zones. All these 

districts currently permit single-family residential development. The overlay ordinance permits 

the development of new mixed-use buildings or the conversion of existing non-residential uses 

to a mixed-use building in each of these districts, so long as the following conditions are met: 

 

• A minimum of fifty (50) percent of the units must be affordable units. 

• At least fifty percent of the affordable units shall be low-income units. If only one 

affordable unit is created in a project, the unit shall be a low-income unit. 

• The apartment(s) designated as low- or moderate-income units may only be rented to a 

low- or moderate-income household at the time of the initial occupancy. 

• The bulk requirements for non-residential development in the respective zone shall be 

met, including relevant coverage standards. 

• Building height shall be limited to two and one-half stories. 

• The ground floor of the building shall contain only nonresidential uses. 

• On-site parking must be provided for all uses on site in accordance with RSIS and 

Borough standards. 

• The units must be affirmatively marketed to the housing region. 

• Affordability controls shall be maintained for a minimum of 30 years. 

• Rent increases shall be in accordance with COAH-approved percentages. 
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The Borough has reviewed existing development patterns in these zones and has determined that 

a number of existing nonresidential developments could potentially be redeveloped in such a 

mixed-use arrangement consistent with the existing character of these areas. It is important to 

note that these overlay areas address the unmet Cycle I and II new construction obligation of the 

Borough and are addition to the Borough’s Cycle III plan. The Borough has included other 

affirmative measures, including new inclusionary zoning district to address its Cycle III 

obligation. These are discussed in the section of the plan describing the Borough’s third-round 

Fair Share Plan.  

 

The Borough will annually review the status of the program to determine its progress in creating 

new affordable units. If, after the first year (or any year thereafter) the Borough determines that 

there has been a lack of adequate participation in the program, the Borough may consider one 

following strategies or combination of strategies to increase participation:  

 

• Providing a subsidy to property owners or developers to create the affordable units; 

• Seeking a waiver to reduce the length of the deed restriction.  

 

Cycle III Responsibilities and Plan 

As noted, the Borough has calculated a growth share responsibility of four (4) affordable units 

even though the MPO-based projection would yield only one (1) unit. Pursuant to applicable 

COAH regulations, one (1) of these units must be rental units in accordance with N.J.A.C. 5:94-

4.20, and at least 50 percent must be designated for low-income households as per N.J.A.C. 

5:94-4.18. Also, no more than 50 percent of the units provided in the Borough (two units) may 

be age-restricted units. 

 

The Borough strategy to meet the projected obligation includes the construction of affordable 

units on Block 45, Lot 4 (“the River Road Holdings site”) and Block 8, Lot 4 (“the Victory 

Homes site”). The River Holdings site was recently approved by variance granted by the 
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Borough Zoning Board and the Victory Homes site is a new inclusionary zoning site in the 

Borough. 
 

The developer of Block 45, Lot 4, commonly called the River Road Holdings site, has an 

approval to demolish an existing filling station and replace it with a mixed use development 

containing ground floor retail space and three (3) non-age-restricted affordable rental units on 

the second floor. Two of the units will be affordable to moderate-income households and one (1) 

of which will be affordable for low-income households. The 15,000 square foot parcel is owned 

by River Road Holdings, LLC and situated at the northwestern corner of North Street and River 

Road in the GB (General Business) Zone. (See Figure 1.) Surrounding land uses include a mix of 

commercial and residential uses. This project is included in the growth share projection 

presented herein. A copy of the approving resolution and site plan are annexed to this plan (See 

Appendix E.). The site is located in Planning Area 1 of the SDRP, has sewer and water, and is 

not constrained by any environmental factors. (See Figure 1.) The resolution of approval of the 

River Road Holdings site requires deed restriction for the units. 
 

Block 8, Lot 4 is known as Victory Homes site, which is located at the corner of Lafayette and 

Hunt Street. (See Figure 2.) The site is rectangular in shape and contains 0.59 acre (25,840 

square feet). The Borough proposes to rezone the site to permit seven (7) townhouse units, 

including five (5) market-rate units and two (2) low-income rental units. This corresponds to a 

proposed density of 12 units per acre and a 25 percent setaside. This project is included in the 

growth share projection presented herein. A draft ordinance regulating development activity on 

the site is included in Appendix F.  The site is located in Planning Area 1 of the SDRP, has 

sewer and water, and is not constrained by any environmental factors. 
 

Both sites are surrounded by compatible higher density development and a mix of residential and 

nonresidential uses. 
 

The inclusion of the River Road Holdings and Victory Homes sites within the Borough’s Fair 

Share Plan provides the Borough with credit for five (5) affordable rental units, which exceeds 
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the Borough’s rental obligation of one (1) unit by four (4) units.  As a result, the Borough may 

claim, according to N.J.A.C. 5:94-4.20, four units of bonus credit for those rental units in excess 

of the Borough’s rental obligation. The Borough, therefore, is eligible to receive nine (9) units of 

credit towards its Cycle III fair share obligation, which results in five (5) surplus credits. This is 

in addition to the mechanisms already established by the Borough to address its Cycle I and II 

unmet need (i.e., the Borough’s accessory apartment ordinance, overlay zones, and development 

fee ordinance).  
 

Combined, the affordable units resulting from the construction of Victory Homes and River 

Road Holdings sites fulfill both the Borough’s rental obligation of one (1) unit pursuant to 

N.J.A.C. 5:94-4.20, and address the required 50 percent low income/50 percent moderate income 

split of the growth share obligation required by N.J.A.C. 5:94-4.18.  
 

Summary of Cycle III Plan Components 

The following table summarizes the manner in which the Borough will address and, in fact, 

exceed its growth share responsibilities:  
 

Table FS 1: Summary of Cycle III Fair Share Plan  
Fair Share Components 

Rehabilitation Share 0 
Total Remaining Cycle I and II New Construction Obligation (RDP) 0 

Growth Share 4 
Compliance 

River Road Holdings (Affordable Rental Units; Non-Age-Restricted) 3 
Victory Homes (Affordable Rental Units; Non-Age Restricted) 2 

Rental Bonus Credits for Units in Excess of 2-Unit Rental Obligation 4 
Total Credits Provided 9 
Total Credits Required 4 
Surplus Resulting from Excess Credits 5 

 

As noted previously, if at some point in time, COAH determines that Rumson has a Cycle I and II 

RDP that is greater than zero, the Borough reserves the right to use any appropriate and applicable 

technique permitted under COAH’s regulations to address its RDP either through the measures 

specified in this plan and/or other measures. 
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